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1. INTRODUCTION 

RCS VE LLC (the Applicant) proposes to construct a new mixed-use development 

(Project) totaling approximately 1,792,103 square feet of floor area on an approximately 

5.45-acre property at 670 Mesquit Street in the Arts District of Downtown Los Angeles.  

The Project Site flanks Mesquit Street between the former 6th Street Viaduct right-of-

way on the north and the 7th Street Bridge on the south. The majority of the Project Site 

is on the east side of Mesquit Street; the southern portion of the Project Site also includes 

parcels on the west side of Mesquit Street at 7th Street. As part of the Project, Mesquit 

Street is proposed for vacation between 6th and 7th Streets.  

Project implementation would require the removal of all existing on-site uses, including 

warehouses containing freezers, coolers, dry storage, and associated office space, totaling 

approximately 205,393 square feet of floor area. New development would include 

creative office space (approximately 944,050 square feet); a 236-room hotel; 308 multi-

family residential housing units; an Arts District Central Market, a grocery store, and 

general retail uses totaling approximately 136,152 square feet; restaurants totaling 

approximately 89,576 square feet; studio/event/gallery space and a potential museum 

totaling approximately 93,617 square feet; and a gym of approximately 62,148 square 

feet. Buildings would range between 90 feet to 360 feet tall. The resulting floor area ratio 

would be approximately 7.5:1, assuming the proposed Mesquit Street vacation. 

The Project would provide open space for use by Project residents, hotel guests, 

employees, and visitors totaling approximately 83,789 square feet. Proposed open space 

features include at-grade landscaped areas, pedestrian passageways and walkways, 

viewing platforms, and above-grade landscaped terraces and pool decks.  

The Applicant also seeks to construct a Deck over the railway property if agreements can 

be obtained with Railway Property owners and financing and other funding becomes 

available. The Deck would serve as a multi-modal connection between the 7th Street 

Bridge and the Project Site’s Northern Landscaped Area, which would provide access to 

the City’s proposed PARC Improvements. The Deck could also provide access directly to 

the Los Angeles River. 

The Project would include up to four levels of below-grade parking that spans the entire 

building footprint and would include at-grade and above-grade parking at the southern 

end of the Project Site. Approximately 2,000 parking spaces and 900 bicycle parking 

spaces are proposed. A rooftop heliport is proposed for emergency and occasional use 

incidental to the proposed office uses.  

Construction would include approximately 408,000 cubic yards of grading (cut), all of 

which would be exported from the Project Site, with excavations averaging 47 to 53 feet 

below the ground surface (bgs) for the lowest parking structure level and maximum 

excavations up to approximately 63 feet bgs. 
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Project construction is anticipated to commence as early as 2020 and be completed as 

early as 2024 to 2027, in a single phase, or as late as 2040 if built in separate phases over 

time. In the event construction is phased, construction of below-grade parking may also 

be phased. 

The purpose of this report is to analyze the Project’s impact on the City’s existing 

wastewater infrastructure. 

2. EXISTING CONDITIONS 

The Project Site is currently occupied by existing freezers, coolers, dry storage, and 

associated office space in one- and two-story buildings with a total area of approximately 

205,393 square feet, as well as loading bays and surface parking. As discussed in the 

Project’s Water Supply Assessment (WSA) (dated April 10, 2018), the City estimates 

that the existing uses generate approximately 58,526 gallons of wastewater per day (gpd). 

This is based on Los Angeles Department of Water and Power billing data averaged over 

four years from 2013 to 2017.  

However, the City Sanitation Wastewater Engineering Division indicated that the 

existing flow evaluations as reported in the WWSI must adhere to the Bureau of 

Engineering Sewer Design Manual as opposed to the data noted in the WSA. As such, the 

existing usage generates approximately 6,162 gpd (see Exhibit 3). 

3. EXISTING SEWER INFRASTRUCTURE 

The Project Site is located within the Hyperion Sewer System Service Area, which is 

operated and maintained by the City’s Bureau of Sanitation (BOS). The existing design 

capacity of the Hyperion Sewer System Service Area is approximately 550 million 

gallons per day (consisting of 450 mgd at the Hyperion Treatment Plant, 80 mgd at the 

Donald C. Tillman Water Reclamation Plant, Reclamation Plant, and 20 mgd at the 

Los Angeles–Glendale Water Reclamation Plant).1  

The following sewer mains are located within the vicinity of the Project Site (see Exhibit 

1): 

• Mesquit Street: There is an 8-inch vitrified clay pipe (VCP) sewer line in 

Mesquit Street beginning north of Jesse Street that flows south and intersects with 

an 8-inch main in 7th Street.  

 

1  City of Los Angeles Department of Public Works, Bureau of Sanitation, Water Reclamation Plants, 

https://www.lacitysan.org/san/faces/home/portal/s-lsh-wwd/s-lsh-wwd-cw/s-lsh-wwd-cw-p?_adf.ctrl-

state=oep8lwkld_4&_afrLoop=28344654751341747#, accessed August 27, 2020. 
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• Jesse Street: There is no sewer main in Jesse Street between Santa Fe Avenue 

and Mesquit Street. 

• 7th Street: There are two sewer mains in 7th Street between the 7th Street Bridge 

and Mateo Street. 

o The northerly main is an 8-inch line between Mesquit Street and Santa Fe 

Avenue, which then upsizes to a 38-inch line between Santa Fe Avenue 

and Mateo Street. 

o The southerly main is an 8-inch line between the 7th Street Bridge and 

Mateo Street. 

• Santa Fe Avenue: There is a 36-inch sewer line in Santa Fe Avenue between 6th 

Street and 7th Street that connects to the northerly 38-inch sewer line in 7th Street. 

Capacity information is provided on the City of Los Angeles’s NavigateLA website: 

• Mesquit Street: The capacity of the 8-inch sewer line in Mesquit Street is: 

o  0.710 cubic feet per second (cfs) or 458,885 gallons per day (gpd) 

entering the system between manhole ID number 51513007 and manhole 

ID number 51513021. 

o 0.753 cfs or 486,502 gpd entering the system between manhole ID number 

51513021 and 51513031. 

o 0.692 cfs or 447,251 gpd entering the system between manhole ID number 

51513031 and 51513041. 

• 7th Street: The capacity of the 8-inch sewer line in 7th Street is: 

o 0.682 cfs or 440,788 gpd entering the system between manhole ID number 

51513041 and 51513113. 

o 1.356 cfs or 876,406 gpd entering the system between manhole ID number 

51513113 and 51513040. 

• Santa Fe Avenue: The capacity of the 36-inch line in Santa Fe Avenue is 37.673 

cfs or 24,348,696 gpd entering the system between manhole ID number 51513020 

and 51513040. 

4. PROPOSED WASTEWATER GENERATION 

To determine whether the existing municipal infrastructure can accommodate the Project, 

the City requires a Wastewater Service Information (WWSI) request.. This was submitted 

to the City and is included herein as Exhibit 2. 
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As shown in the WWSI, the Project will increase wastewater generation. Future 

wastewater generation is determined by the size and type of land uses proposed. Table 1, 

below, shows the sewer generation factors applied for each land use proposed under the 

Project. As shown below, the Project will generate approximately 564,468 gallons of 

wastewater per day (gpd).  

Table 1 – Estimated Proposed Wastewater Generation 

Land Use Units 
Generation Rate 

(gpd/unit) 

Total 

Wastewater 

Generation 

(gpd) 

Existing 

Cold Storage 205,393 sf 30/1,000 sf 6,162 

Subtotal Existing 6,162 

Proposed2 

Residential: Apt - Bachelor 73 rooms 75/room 5,475 

Residential: Apt – 1 Bdrm. 169 rooms 110/room 18,590 

Residential: Apt – 2 Bdrms. 49 rooms 150/room 7,350 

Residential: Apt – 3 Bdrms. 17 rooms 190/room 3,230 

Hotel: Use Guest Rooms 

Only 

236 room 120/room 28,320 

Bar: Cocktail 267 seats 15/seat3 4,005 

Ballroom 3,000 sf 350/1,000 sf 1,050 

Meeting Room 1,000 sf 120/1,000 sf 120 

Restaurant: Full Service 

Indoor Seat 

5,972 seats 30/seat 179,160 

General Retail 79,240 sf 25/1,000 sf 1,981 

Grocery Store 28,054 sf 50/1,000 sf 1,403 

Market Retail 800 sf 25/1,000 sf 20 

Market: Fast Food, Outdoor 67 seats 25/seat 1,675 

Market: Bar 67 seats 15/seat3 1,005 

 

2 The residential amenities are accessible only by the residents, so they would be accounted for in the sewage 

generation factors for the residential units. A similar approach is taken for the hotel and its ancillary uses (e.g., 

lobby, pool decks). 
3 The sewage generation factors assigned by the Bureau of Sanitation in the WWSI for the Hotel and Market Bars 

reflect a different generation factor than the generation factors assigned by LADWP for the Water Supply 

Assessment. The generation factor of 720 gpd/1,000 sf from the WSA is for “Bar: Cocktail, Public Table Area”. The 

generation factor of 15 gpd/seat from the WWSI is for “Bar: Cocktail”. To calculate the number of seats, 1 seat per 

15 SF was assumed, using the same SF presented in the WSA. The generation factor as presented in the WWSI 

provides a more conservative wastewater generation amount for the bars and therefore for the Project as a whole 

because the total wastewater generation is approximately 64,887 gpd higher than the total water supply demand 

presented in the WSA. 
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Market: Coffee House 800 sf 720/1,000 sf 576 

Office Building w/ cooling 

tower 

944,055 sf 170/1,000 sf 160,4894 

Water Features 2,400 cf5  17,952 

Reflecting Pools 4,800 cf  35,904 

Museum: All Area 93,617 sf 30/1,000 sf 2,809 

Health Club/Spa 62,148 sf 650/1,000 sf 40,396 

Pools 6,000 cf  44,880 

Spas 1,080 cf  8,078 

Gross Wastewater Generation  564,468 

Subtotal Existing -6,162 

Net Increase 558,306 

 

As discussed above and shown in Table 1, the Project Site’s existing generation rate is 

6,162 gpd, Thus, when this is subtracted from the Proposed generation rate, it results in a 

net increase of 558,306 gpd. This is a conservative estimate because it does not account 

for water conservation measures that would be implemented per the WSA, which would 

result in a reduction of 83,081 gpd6. 

5. SEWER IMPROVEMENTS 

The BOS Wastewater Engineering Services Division (WESD) has analyzed the Project 

demands in conjunction with existing conditions and forecasted growth. As shown in the 

WWSI, the BOS has determined that the Project would discharge up to 564,468 gpd of 

wastewater. A number of sewer system improvements will be required for the Project:  

• Mesquit Street: The southernmost segment of the 8-inch main in Mesquit Street 

near 7th Street (i.e., between manhole ID number 51513031 and manhole ID 

number 51513041) will be removed in order to construct Buildings 4 and 5. This 

will sever the existing connection of the south-flowing 8-inch line in Mesquit to 

the northerly 8-inch main in 7th Street. As a result, the segment of the 8-inch main 

in Mesquit Street between 7th Street and Jesse Street (i.e., between manhole ID 

number 51513021 and manhole ID number 51513031) will need to be upgraded 

to a 10 to 15-inch line and flows redirected to the north to discharge to the new 10 

to 15-inch line required in Jesse Street (see below). Final pipe size will be 

determined during the project design phase when the LADBS plumbing system 

requirements, sewer ejectors, and design parameters are finalized and can be used 

to determine the sewer discharge (see Exhibit 3). 

 

4 The generation factor used for the Project’s office building incorporates cooling towers. The generation factor used 

in the WSA separates the office use and cooling tower. 
5 The water features will be 1,200 sf and two feet deep.  
6 See WSA Table 1: 670 Mesquit Street Project Calculated Total Additional Water Demand. 
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• Jesse Street: A new 10 to 15-inch line will be needed in Jesse Street to connect 

the new 10 to 15-inch line in Mesquit to the existing 36-inch line in Santa Fe 

Avenue, between manhole ID number 51513021 and manhole ID number 

51513020. Because the Santa Fe line connects to the line in 7th Street, it will 

effectively replace the existing Mesquit Street connection to that line in 7th Street, 

which will be severed to allow construction of Buildings 4 and 5. 

6. CONCLUSION 

Based on the calculations provided above, the Project would generate net increased 

wastewater flows of 558,306 gpd. As the capacity of the existing 8-inch sewer lines in 

Mesquit Street varies from 447,251 to 486,502 gpd, there is insufficient capacity to 

convey the flow generated by the Project. To accommodate the additional wastewater, the 

City has indicated that the 8-inch line in Mesquit Street south of Jesse Street will require 

upgrading to a 10 to 15-inch line and a new 10 to 15-inch line will need to be installed in 

Jesse Street that will connect the line in Mesquit Street to the existing 36-inch line in 

Santa Fe Avenue. With these improvements, the WWSI indicates there will likely be 

adequate sewer capacity to serve the Project. Further detailed gauging and evaluation 

may be needed as part of the permitting process to determine if any additional upgrades 

will be required. 
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